
PLANNING COMMISSION REPORT 

MEETING DATE: January 25, 2006  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Main Street Place (LVA) - 18-ZN-2005 

 
REQUEST Request to rezone from Commercial Office District, Downtown Overlay (C-O 

DO) and Service Residential District, Downtown Overlay (S-R DO) to 
Downtown/Office Residential Type 2, Downtown Overlay (D/OR-2 DO) on a 
18,316 +/- square foot parcel located at 7502 E Main Street. 
 
Key Items for Consideration: 
• Rezoning into conformance with the Downtown Plan and General Plan 
• Proposed Site Plan  
• Revitalization in the Downtown Area 
 
Related Policies, References: 
General Plan; Downtown Plan 
Case # 45-ZN-1972 established the current 
zoning district for the subject site. 
 

OWNER/APPLICANT 
CONTACT 

Steven Voss 
LVA Urban Design Studio LLC 
480-994-0994 
 

LOCATION 7502 E. Main Street 
 

BACKGROUND Zoning. 
The site is currently zoned both Service Residential/Downtown Overlay (S-
R/DO) and Commercial Office/Downtown Overlay (C-O/DO).  The S-R/DO 
and C-O/DO zoning district(s) allow for a range of uses, including (but not 
limited to) commercial office, retail, residential and restaurant.  
 
General Plan. 
The General Plan Land Use Element designates the property as 
Downtown/Office Residential Type 2 (D/OR-1.5/2).  This category includes 
predominantly residential and office uses. 
 
Context. 
The property is located adjacent to the City of Scottsdale Civic Center, on the 
northeast corner of 75th Street and Main Street. 
   
Adjacent Uses or Zoning: 
• North Office buildings in either the Service Retail /Downtown 

Overlay (S-R/DO) or the Downtown, Office Residential, Type 
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1.5/2 (D/OR-1.5/2) zones. 
• South Primarily office buildings in the Service Retail / Downtown 

Overlay (S-R/DO) zone.  There are also some older single 
family and multi-family residential structures in the Service 
Retail /Downtown Overlay (S-R/DO) zone. 

• East A mixture of older single family and multi-family residential 
structures in both the Service Retail/Downtown Overlay (S-
R/DO) or the Downtown, Office Residential, Type 1.5/2 
(D/OR-1.5/2) zones. 

• West City of Scottsdale Civic Center in the General 
Commercial/Downtown Overlay (C-2/DO) zone. 

 
APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The applicant is requesting to rezone from Service Residential/Downtown 
Overlay (S-R/DO) and Commercial Office/Downtown Overlay (C-O/DO) to 
Downtown/Office Residential Type 2 (D/OR-2) to facilitate the construction of 
a new, mixed-use project which will encompass retail, office, and residential 
land uses.  The applicant, in this case, is also the owner of the property, 
developer of the project, and currently occupies the office space. The applicant 
is also requesting that a site plan be stipulated to as a portion of this request. 
 
Key Issues. 

1. Rezoning to Downtown & Compliance with the Downtown Plan 
The applicant is proposing to rezone to Downtown, and thereby place 
the property into compliance with the Land Use designation within 
both the General Plan and the Downtown Plan.  The rezoning of 
parcels into conformance is encouraged by both documents as it helps 
create orderly development patterns and intensities within the City of 
Scottsdale.  The General Plan allows for and creates real expectations 
on behalf of the citizens who voted & approved the General Plan and 
the development community about how and where various intensities 
of development will occur.  As the General Plan is the predominant 
land use governing document approved by the City of Scottsdale, the 
rezoning of this parcel into conformance with the Land Use Element 
of the document is positive and will further help protect the health, 
safety, and welfare of the public. 

 
2. Proposed Stipulation to the Site Plan 

The applicant is proposing that a site plan be approved and 
conformance stipulated as a portion of this request.  The site is being 
demolished and reconstructed as part of this request. The following 
are the key components of the site plan: 

• Underground parking will be provided for the majority of the 
site.  This area would be fully excavated, and then developed 
above. 

• Access to the underground level would be from Main Street, 
with a drive aisle which enters/exits directly parallel to the 
existing alleyway to the east. There would be a down ramp 
from Main Street to the lower level. 

• Landscape buffer will be provided between the subject 
property and the sidewalk on both 75th Street and Main Street. 
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The applicant’s site plan meets or exceeds all City development 
standards (setbacks, etc.).   
 
The site plan has been analyzed and staff finds that the proposed plan 
meets the spirit and intent of the Downtown Design Guidelines.  The 
vertical elements of the plan (buildings, landscaping, etc.) will be 
reviewed at the time of Development Review Board application. 
However, the proposed site plan will allow for the type of intensity 
and mixed use that the Downtown Plan encourages.  As such, staff is 
supportive of the proposed site plan. 

 
3. Redevelopment in the Downtown Area 

The City of Scottsdale has been attempting for several years to 
encourage redevelopment and allow for new development in the 
Downtown area. Several programs have been implemented over time 
to make this larger goal happen.  This project, while relatively small 
in comparison to the Waterfront or Riverwalk projects, is an example 
of how the regulatory and policy documents have given incentives to 
help the private market capitalize on the zoning provisions.  Similar 
projects are starting to be proposed throughout the Downtown area, 
and this mixed-use project will be appropriate and in context for the 
area. 

 
Development Information.  
• Existing Use:   Office 

• Buildings/Description:    Single Story Office Structure 

• Existing Building Size:    5600 Square Feet (2 Buildings) 

• Parcel Size:   18,316 

• Existing Building Height:    21 Feet 

• Existing Max. Building Height:   C-O – 36 Feet; S-R – 26 Feet 

• Proposed Max. Building Height:  38 Feet 

• Proposed Building Height:  38 Feet 

• Existing Max. FAR:   1.3 

• Proposed Max. FAR:  1.7 

 
IMPACT ANALYSIS Traffic.  

The City’s Transportation Department has reviewed the proposed rezoning and 
finds that the proposed rezoning will not create any adverse impacts on the 
street circulation network.  Some additional traffic will be generated due to 
increased square footage of the structure, but not enough to create a noticeable 
impact for the surrounding community. 
 
Parking.  
Final parking calculations will be based on the final square footages delineated 
at the time of Development Review Board application for each type of use in 
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the structure.  In general staff finds that there would be adequate parking 
supply in its current configuration through both on site parking and “in lieu” 
payments to the City.  There are currently proposed to be 5 at grade parking 
stalls and 29 underground parking stalls.  
 
Water/Sewer.   
The City’s Water Resources Department has reviewed this application and has 
found that there would be adequate water and sewer service to the proposed 
site. 
 
Fire Department.   
The City of Scottsdale Fire Department has reviewed this application, and 
finds that there would be adequate ability to provide fire service with the 
proposed site plan.  The City is currently planning a new fire station north of 
this parcel, across Indian School Road. 
 
Schools District comments/review.  
Scottsdale Unified School District has been notified of this application and has 
notified the City that the District has the requisite capacity for any additional 
students brought into the system by the proposed residential development. 
 
Policy Implications.  
The rezoning of this property will bring the property into conformance with 
the City’s General Plan and Downtown Plan.  One of the key elements of the 
Downtown Plan is to encourage the rezoning of individual parcels into 
conformance with the plan, and to help guide development in the urban core of 
the City.  By rezoning this parcel into conformance with the City’s guiding 
land use policy documents, the property will be allowed to develop 
appropriately for the context of the area in which it is located.  
 
Community Involvement.   
The applicant notified all property owners within 750 feet of the proposed 
project, posted signs on the property, and held an open house on March 9, 
2005.  Staff has not received any comment, either in favor or against, the 
subject application.  
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
 

STAFF CONTACT(S) Mac Cummins, AICP 
Principal Planner 
480-312-7059 
E-mail: mcummins@ScottsdaleAZ.gov 
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SITE

I

Rezone from Commercial Office District, Downtown Overlay (C-O DO) and Service 
Residential District, Downtown Overlay (S-R DO) to Downtown/Office Residential 
Type 2, Downtown Overlay (D/OR-2 DO)



   

STIPULATIONS FOR CASE 18-ZN-2005 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO SITE PLAN.  Development shall conform with the site plan submitted by 

LVA Urban Design Studio, LLC and dated 09/20/05 by City staff.  These stipulations take 
precedence over the above-referenced site plan.  Any proposed significant change, as 
determined by the Zoning Administrator, shall be subject to subsequent public hearings before 
the Planning Commission and City Council. 

 
2. PEDESTRIAN ACCESS.  With the Development Review Board submittal, the developer shall 

submit a plan providing pedestrian access to the commercial areas on and adjacent to the site. 
 
3. LAND ASSEMBLAGE.  Before final plans submittal, the Developer shall submit an application for 

assemblage of project parcels into one parcel. Land assemblage must be approved and recorded 
prior to final plans approval. 

 
4. GREASE INTERCEPTORS.  Grease interceptors shall be provided at restaurant connections to 

the sanitary sewer.  The interceptors shall be located as to be readily and easily accessible for 
cleaning and inspection, to the satisfaction of city staff. 

 
 
ENVIRONMENTAL DESIGN 
 
1. OUTDOOR LIGHTING.  The maximum height of any outdoor lighting source shall be twenty (20) 

feet above natural grade at the base of the light standard except for recreation uses, which shall 
comply with the outdoor lighting standards of the Scottsdale Zoning Ordinance. 

 
2. MAINTENANCE AND PRESERVATION-RECORDED AGREEMENT.  Before any building permit 

for the site is issued, the developer shall record an agreement, satisfactory to city staff, detailing 
the maintenance and preservation by the developer and its successors of all common areas, 
landscape buffers, natural areas, drainage easements and private access ways on the site and 
abutting rights-of-way.  These designated areas shall not be accepted for maintenance or be 
accepted for ownership by the city without the approval of the City Council. 

 
 
CIRCULATION 
 
1. STREET CONSTRUCTION.  Before issuance of any certificate of occupancy for the site, the 

developer shall dedicate the following right-of-way and construct the following street 
improvements, in conformance with the Design Standards and Policies Manual: 

 
Street Name/Type Dedications Improvements Notes 
Main street 
 
75th Street 

 6’ sidewalk 
 
6’ sidewalk 

 
 
 

 
 
a. The developer shall provide a six foot sidewalk along 75th Street and Main. 
b. There shall not be any street parking allowed on 75th Street. 

 
2. ACCESS RESTRICTIONS.  Before issuance of any certificate of occupancy for the site, the 

developer shall dedicate the necessary right-of-way, as determined by city staff, and construct the 
following access to the site.  Access to the site shall conform to the following restrictions 
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(distances measured to the driveway or street centerlines): 
 

a. [75th Street, Main Street] - The developer shall dedicate a one-foot wide vehicular non-access 
easement on this street except at the approved street entrance. 

b. [Main Street] - There shall be a maximum of one site driveway[s] from Main Street as shown 
on the preliminary site plan.   

 
3.    REFUSE ENCLOSURES. With the Development Review Board submittal, the developer shall 

submit a plan for the proposed location of the refuse enclosures for the use of the proposed 
coffee shop, offices and residences, that shall be subject to Development Review Board 
approval. 

   
DRAINAGE AND FLOOD CONTROL 
 
1. CONCEPTUAL DRAINAGE REPORT.  With the Development Review Board submittal, the 

developer shall submit a conceptual drainage report and plan subject to city staff approval.  The 
conceptual report and plan shall conform to the Design Standards and Policies Manual - Drainage 
Report Preparation. In addition, the conceptual drainage report and plan shall: 

 
a. Identify all major wash corridors entering and exiting the site, and calculate the peak 

discharge (100-yr, 6-hr storm event) for a pre- verses post-development discharge 
comparison of ALL washes which exit the property. 

b. Determine easement dimensions necessary to accommodate design discharges. 
c. Demonstrate how the storm water storage requirement is satisfied, indicating the location, 

volume and drainage area of all storage. 
d. Include flood zone information to establish the basis for determining finish floor elevations in 

conformance with the Scottsdale Revised Code. 
e. Include a complete description of requirements relating to project phasing. 

 
2. FINAL DRAINAGE REPORT. With the improvement plan submittal to the Plan Review and Permit 

Services Division, the developer shall submit a final drainage report and plan subject to city staff 
approval.  The final drainage report and plan shall conform to the Design Standards and Policies 
Manual – Drainage Report and Preparation.  In addition, the final drainage report and plan shall: 

 
a. Provide final calculations and detailed analysis that demonstrate consistency with the 

accepted conceptual drainage plan and report.  
b. Addendum generated by the final drainage analysis for this site shall be added to the 

appendix of the final drainage report. 
 
 
3. STORM WATER STORAGE REQUIREMENT.  On-site storm water storage is required for the full 

100-year, 2-hour storm event, unless city staff approves the developer’s Request for Waiver.  See 
Section 2 of the Design Standards and Policies Manual for waiver criteria. 

 
a. If applicable, the developer shall submit to the Planning and Development Services 

Department a Request for Waiver Review form, which shall: 
(1). Include a supportive argument that demonstrates historical flow through the site will be 

maintained, and that storm water runoff exiting this site has a safe place to flow. 
(2). Include an estimate for payment in-lieu of on-site storm water storage, subject to city staff 

approval. 
b. Before the improvement plan submittal to the Plan Review and Permit Services Division, the 

developer shall have obtained the waiver approval. 
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4. DRAINAGE EASEMENTS.  Before the issuance of any building permit for the site, the developer 

shall dedicate to the city, in conformance with the Scottsdale Revised Code and the Design 
Standards and Policies Manual, all drainage easements necessary to serve the site. 

 
 
5. AS-BUILT PLANS.  City staff may at any time request the developer to submit As-built plans to 

the Inspection Services Division.  As-built plans shall be certified in writing by a registered 
professional civil engineer, using as-built data from a registered land surveyor.  As-built plans for 
drainage facilities and structures shall include, but are not limited to, streets, lot grading, storm 
drain pipe, valley gutters, curb and gutter, flood walls, culverts, inlet and outlet structures, dams, 
berms, lined and unlined open channels, storm water storage basins and underground storm 
water storage tanks, bridges as determined by city staff. 

 
 
WATER  
 
1. BASIS OF DESIGN REPORT (WATER).  Before submittal for Development Review Board review, 

the applicant shall submit to the Plan Review and Permit Services Division a basis of design report 
and plan subject to Water Resources Department approval. The basis of design report shall 
conform to the Design Standards and Policies Manual.  In addition, the basis of design report and 
plan shall: 

 
a. Identify the location, size, condition and availability of existing water lines and water related 

facilities such as water valves, water services, fire hydrants, back-flow prevention structures, 
etc. 

b. Identify the timing of and parties responsible for construction of all water facilities. 
c. Include a complete description of requirements relating to project phasing. 

 
2. APPROVED BASIS OF DESIGN REPORT.  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design 
Report. 

 
3. NEW WATER FACILITIES.  Before the issuance of Letters of Acceptance by the Inspection 

Services Division, the developer shall provide all water lines and water related facilities necessary 
to serve the site.  Water line and water related facilities shall conform to the city Water System 
Master Plan. 

 
4. WATERLINE EASEMENTS.  Before the issuance of any building permit for the site, the 

developer shall dedicate to the city, in conformance with the Scottsdale Revised Code the Design 
Standards and Policies Manual, all water easements necessary to serve the site. 

 
 
WASTEWATER 
 
1. BASIS OF DESIGN REPORT (SANITARY SEWER). ).  Before submittal for Development Review 

Board review, the applicant shall submit to the Plan Review and Permit Services Division a basis of 
design report and plan subject to Water Resources Department approval.  The basis of design 
report shall be in conformance with the Design Standards and Policies Manual.  In addition, the 
basis of design report and plan shall: 

 
a. Identify the location of, the size, condition and availability of existing sanitary sewer lines and 

wastewater related facilities. 
b. Identify the timing of and parties responsible for construction of all sanitary sewer facilities. 
c. Include a complete description of requirements relating to project phasing. 
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2. APPROVED BASIS OF DESIGN REPORT.  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design 
Report. 

 
3. NEW WASTEWATER FACILITIES.  Before the issuance of Letters of Acceptance by the 

Inspection Services Division, the developer shall provide all sanitary sewer lines and wastewater 
related facilities necessary to serve the site.  Sanitary sewer lines and wastewater related 
facilities shall conform to the city Wastewater System Master Plan. 

 
4. SANITARY SEWER EASEMENTS.  Before the issuance of any building permit for the site, the 

developer shall dedicate to the city, in conformance with the Scottsdale Revised Code and the 
Design Standards and Policies Manual, all sewer easements necessary to serve the site. 

 
 
OTHER REQUIREMENTS 
 
1. SECTION 404 PERMITS. With the improvement plan submittal to the Plan Review and Permit 

Services Division, the developer’ engineer must certify that it complies with, or is exempt from, 
Section 404 of the Clean Water Act of the United States.  [Section 404 regulates the discharge of 
dredged or fill material into a wetland, lake, (including dry lakes), river, stream (including 
intermittent streams, ephemeral washes, and arroyos), or other waters of the United States.] 

 
2. DUST CONTROL PERMITS.  Before commencing grading on sites 1/10 acre or larger, the 

developer shall have obtained a Dust Control Permit (earth moving equipment permit) from 
Maricopa County Division of Air Pollution Control.  Call the county 602-507-6727 for fees and 
application information. 

 
3. UTILITY CONFLICT COORDINATION.  With the improvement plan submittal to the Plan Review 

and Permit Services Division, the developer shall submit a signed No Conflict form (not required 
for city owned utilities) from every affected utility company. 

 
4. ARIZONA DEPARTMENT OF ENVIRONMENTAL QUALITY REQUIREMENTS (ADEQ).  The 

developer shall be responsible for conformance with ADEQ regulations and requirements for 
submittals, approvals, and notifications.  The developer shall demonstrate compliance with 
Engineering Bulletin #10 Guidelines for the Construction of Water Systems, and Engineering 
Bulletin #11 Minimum Requirements for Design, Submission of Plans, and Specifications of 
Sewerage Works, published by the ADEQ.  In addition: 

 
a. Before approval of final improvement plans by the Plan Review and Permit Services Division, 

the developer shall submit a cover sheet for the final improvement plans with a completed 
signature and date of approval from the Maricopa County Environmental Services 
Department (MCESD). 

b. Before issuance of encroachment permits by city staff, the developer shall provide evidence 
to city staff that a Certificate of Approval to Construct Water and/or Wastewater Systems has 
been submitted to the MCESD. This evidence shall be on a document developed and date 
stamped by the MCESD staff. 

c. Before commencing construction, the developer shall submit evidence to city staff that 
Notification of Starting Construction has been submitted to the MCESD. This evidence shall 
be on a document developed and date stamped by the MCESD staff. 

d. Before acceptance of improvements by the city Inspection Services Division, the developer 
shall submit a Certificate of Approval of Construction signed by the MCESD and a copy of the 
As-Built drawings. 
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e. Before issuance of Letters of Acceptance by the city Inspection Services Division, the 
developer shall:  
(1). Provide to the MCESD, As-Built drawings for the water and/or sanitary sewer lines and all 

related facilities, subject to approval by the MCESD staff, and to city staff, a copy of the 
approved As-Built drawings and/or a Certification of As-Builts, as issued by the MCESD. 

(2). Provide to the MCESD a copy of the Engineers Certificate of Completion with all test 
results, analysis results, and calculations, as indicated on the form.  

(3). Provide to the MCESD a copy of the Request for Certificate of Approval of Construction 
of water and/or sanitary sewer lines with all appropriate quantities. 

(4). Provide the city Inspection Services Division a copy of the Certificate of Approval of 
Construction, as issued by the MCESD. 

 



   

ADDITIONAL INFORMATION FOR CASE 18-ZN-2005 
 
 
PLANNING/DEVELOPMENT  
 
1. DENSITY CONTINGENCIES.  The approved density for each parcel may be decreased due to 

drainage issues, topography, and other site planning concerns which will need to be resolved at 
the time of Development Review Board review.  Appropriate design solutions to these constraints 
may preclude achievement of the proposed units or density on any or all parcels. 
 

2. DEVELOPMENT CONTINGENCIES.  The approved development program, including intensity, 
may be changed due to drainage issues, topography, and other site planning concerns which will 
need to be resolved at the time of Development Review Board review.  Appropriate design 
solutions to these constraints may preclude achievement of the proposed development program.   

 
3. FINAL UNIT LOCATION.  The specific location of each unit shall be subject to Development 

Review Board approval. 
 
4. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 

a. wall design, 
b. the type, height, design, and intensity of proposed lighting on the site, to ensure that it is 

compatible with the adjacent use, 
c. improvement plans for common open space, common buildings and/or walls, and amenities 

such as ramadas, landscape buffers on public and/or private property (back-of-curb to right-
of-way or access easement line included). 

d. major stormwater management systems, 
e. signage, and 

 
5. NOTICE TO PROSPECTIVE BUYERS.  The developer shall give the following information in 

writing to all prospective buyers of lots on the site: 
 

a. The city shall not accept any common areas on the site for ownership or maintenance. 
 
 
ENGINEERING  
 
1. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development or phase of the development 
and/or required for access or service to the development or phase of the development.  
Improvements shall include, but not be limited to washes, storm drains, drainage structures, 
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street 
signs, and landscaping.  The granting of zoning/use permit does not and shall not commit the city 
to provide any of these improvements. 

 
2. FEES.  The construction of water and sewer facilities necessary to serve the site shall not be in-

lieu of those fees that are applicable at the time building permits are granted.  Fees shall include, 
but not be limited to the water development fee, water resources development fee, water 
recharge fee, sewer development fee or development tax, water replenishment district charge, 
pump tax, or any other water, sewer, or effluent fee. 

 
3. STREET CONSTRUCTION STANDARDS.  The streets for the site shall be designed and 

constructed to the standards in the Design Standards and Policies Manual. 
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4. CITY CONTROL OF ACCESS.  The city retains the right to modify or void access within city right-

of-way.  The city’s responsibility to promote safe conditions for the traveling public takes 
precedence over the stipulations above.  

 
 
 
 
 

 



 
 

Main Street Place (LVA) - (18-ZN-2005) 
Citizen Involvement 

Attachment #7 
 
 
 
 
 
 
 

The above attachments are on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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ATTACHMENT #8

18-ZN-2005
Labels pulled 7/7/05

City Notifications – Mailing List Selection Map

Main Street Place

Map Legend:

Site Boundary

Properties within 750-feet

Additional Notifications:

• Interested Parties




















	Main Street Place (LVA) - 18-ZN-2005
	Request
	Owner/Applicant Contact
	Location
	Background
	Applicant’s Proposal
	Impact Analysis
	Staff�Recommendation
	Staff Contact(s)
	Attachments
	Applicant’s Narrative
	Context Aerial
	Aerial Close-Up
	Land Use Map
	Zoning Map
	Stipulations
	Additional Information
	Citizen Involvement
	City Notification Map
	School District Notification Form
	Proposed Site Plan




